


 

TOWN OF TRURO 
Planning Department 

P.O.  Box 2030, Truro,  MA 02666 
Tel :  (508) 349-7004, Ext.  27  Fax:  (508) 349-5505 

cridley@truro-ma.gov 
 
 
To:     Planning Board 
From: Carole Ridley 
Date:   January 14, 2016 
Re: Commercial Site Plan Continuance 
 

2015-007SPR Maria Kuliopulos seeks approval of a Commercial Development 
Application for Site Plan Review pursuant to §70.3 of the Truro Zoning By-law for 
demolition of a building containing 19 motel units damaged by fire and reconstruction of a 
replacement building containing 17 rentable units and a hospitality room in the same 
location. The property is located at 706 Shore Road, White Sands Beach Club, Atlas Map1 
Parcel 1. 

 
Description 
The applicant is seeking to demolish a building containing 19 units damaged by fire, and to 
reconstruct a replacement building containing 17 units and a hospitality room in the same location.  
A more detailed narrative describing the applicant’s history with this property is attached. 
 
There are no waivers being requested as a part of this application. 
 
This is a continuance of a hearing opened on December 8, 2015.  Following the December 8th 
meeting, a letter was sent to Maria Kuliopolis outlining outstanding issues and requested 
information. This letter (Ridley, December 11, 2015) is enclosed. 
 
The following information has been provided in response to the letter: 
 
Plans entitled Proposed Plan for Replacement of Fire Damaged Building, White Sands Beach Club, 
Inc., 706 Shore Road, Truro, Massachusetts by Coastal Engineering company, Inc., 1”:20’ 
 Sheet C0.0.1 Title and Locus (dated 10-7-15, revised 11-10-15 and 12-29-15) 
 Sheet C1.2.1 Plan Showing Existing Site Conditions (dated 10-7-15, revised 11-10-15) 
 Sheet C2.0.1 Site Demolition Plan (dated 10-7-15, revised 11-10-15 and 12-29-15) 
 Sheet C2.1.1 Site Layout and Materials Plan (dated 9-16-15, revised 10-28, 11-10 and 12-
29-15) 
 Sheet C2.2.1 Site Grading, Drainage and Utility Plan (dated 10-7-15, revised 10-28, 11-10 
and 12-29-15) 
 Sheet C.2.4.1 Site Details (dated 10-7-15, revised 11-10 and 12-29-15) 
 Sheet C2.4.2 Sewage System Disposal Modifications (dated 12-29-15) 
 
Drawings provided by Avalon Building Systems for Maria Kuliopulos, 706 Shore Road, Truro, 
MA, dated 12/28/15 (revised 7/7/15, 7/30/15, 8/5/15, 9/1/15), ¼”=1’, Sheets 1-7 



Information about Lighting Fixtures and Placement 
 
Information about Landscape Plantings and Placement 
 
Email from Maria Kuliopolis with additional responses to items identified in the 12/11/15 letter 
 
Property Deed information 
 
 
Town Staff Comments 
Previous Town Staff Comments are provided below with new information underlined. 
 
1. The property is within a barrier beach/coastal dune resource area. The Conservation Commission 
held a public hearing on November 2, 2015 and approved the project with special conditions 
(attached). 
2. A portion of the property is within Estimated Habitat of Rare Species, which, although not the 
area of impact, should be shown on plans. (This was included on the revised plans.) 
3. The Health Department has identified several action items associated with the project.  These are 
enumerated on the attached memo from Pat Pajaron, November 3, 2015.  The applicant is meeting 
with the Board of Health on January 19, 2016 to review changes to septic system design. 
4. The Building Commissioner has indicated that the proposal is consistent with the Agreement for 
Judgment in the case of White Sands Beach Club Inc. v. Town of Truro Board of Appeals and 
Building Commissioner, signed July 30, 2015.  
5. In a meeting with Chief Collins and Building Commissioner Russ Braun, Chief Collins noted 
that access for emergency vehicles appears adequate on the plan given lane sizes.  However he 
wanted to visit the site to determine if he has more comments.  The need for a dedicated water line 
to serve the fire suppression system was discussed. Russ Braun noted that the parking provided by 
the property meets the requirements that were in effect when the project was converted to 
condominium in the mid 1980’s, and therefore adequate parking is provided.  
 
Planning Staff Comments 
 
Site plan review offers a way to shape projects that consist of uses that are allowed under zoning, to 
ensure that they protect public safety and convenience, and preserve community character and 
natural resources, and do not overburden local services.   
 
It is recommended that the Board review each of the conditions for site plan approval outlined in 
section 70.3 and ensure that the project incorporates adequate responses to each applicable 
condition.  These conditions are itemized below and I have provided a staff note for several of the 
conditions to reflect the status.  The review of this list could assist the Board in identifying any 
potential reasonable conditions it would like to incorporate in a vote on the proposed Site Plan. 
 
Note that the Agreement for Judgment in the case of White Sands Beach Club Inc. v. Town of 
Truro Board of Appeals and Building Commissioner, signed July 30, 2015 requires that the 
reconstructed units be rebuilt by October 30, 2016, or current zoning requirements concerning the 
number of units on the property will apply.  Completion of the project by the mandated date could 
be a reasonable condition of the Board’s vote. 
 



Section 70.3 I authorizes the Board to require a performance guarantee of up to 10% of the 
estimated project costs prior to the commencement of work.  Funds would be released upon 
submission and acceptance of an as built plan in accordance with 70.3 I (2) and 70.3 J.  The 
applicant has indicated that an estimate of project cost is $750,000.  
 
Board Jurisdiction 
 

§70.3 Commercial Development (Subsections A, F and G are provided below): 
 
Commercial Site Plan Review is required for: 
Airy construction, alteration, expansion, or modification of any properties, structures, and  uses 
other than that ingle or two family residences and their accessory uses and structures. 
All other   projects specifically requiring site plan approval or review as stated in other sections  of 
this Zoning Bylaw. 
 
Review Criteria/ Design Guidelines 
The Planning Board will review applications and their supporting information based on the 
following: 
 

1. The proposal is in conformity with all applicable provisions of the Zoning Bylaw. 
Staff note: The project meets zoning requirements for lot area, frontage, front setback, side 
and rear setbacks, sign, building height, signage, and parking for motel use.  

 
2. The proposal provides for the protection of abutting properties and the surrounding area 

from detrimental site characteristics and from adverse impact from excessive noise, dust, 
smoke, or vibration higher than levels previously experienced from permitted uses. 

3. The proposal provides for the protection of adjacent properties and the night sky from 
intensive lighting, including parking lot and building exterior lighting. Lighting must he 
consistent with Chapter IV, Section 6 of the General Bylaws of the Town of Truro. 
Staff note: Concerns about noise, light, and litter impacts to abutting properties have been 
cited in public comment. The Board may wish to consider conditions to address these 
concerns (limitations on delivery times, request for daily walk around the property to pick 
up debris, unused items and equipment may not be stored outside, etc.).   
 
Only full cut-off or fully shielded lighting should be used to avoid light trespass on adjacent 
properties or the night sky.  Two of the four proposed fixture types are fully shielded and 
dark sky compliant.  The outdoor pier mount light and outdoor wall lanterns are not.  
Additionally, LED bulbs are proposed for those fixtures which, while energy efficient, may 
be excessively bright if not shielded. The plan provided makes it difficult to determine the 
number and location of fixtures. 

 
4. The proposal provides for the protection of significant or important natural, historic, or 

scenic features. 
Staff note:  The project will need to comply with the terms of the Order of Conditions 
issued by the Conservation Commission on November 2, 2016. 
 



5. The building sites shall minimize obstruction of scenic views from publicly accessible 
locations; minimize tree, vegetation, and soil removal and grade changes; and maximize 
open space retention. 
Staff note: While the building meets height requirements under zoning, it represents an 
increase in height from 12’ 3” to 24’.  Soil removal and grade changes are not proposed. 
Only native shrubs, trees, plants and grasses should be used in vegetation, as proposed. 
 

6. The proposal adequately provides for refuse disposal. 
Staff note: The existing refuse disposal area is to be screened, and the Board may wish to 
reinforce this term as a condition. 
 

7. The proposed sewage disposal and water supply systems within and adjacent to the site 
shall be adequate to serve the proposed use. 
Staff note: The applicant will need to abide by all applicable Board of Health regulations 
and requirements and is meeting with Board of Health on January 19, 2016 to review septic 
system design changes. The applicant has indicated that the reduction in the number of units 
by two will reduce water use on the property.  The property will require water service from 
the Provincetown Water Department. A dedicated water line for domestic water and a 
dedicated line for the fire suppression system are necessary. 
 

8. The proposed drainage system within the site shall be adequate to handle the run-off 
resulting from the development.  Drainage run-off from the project shall not: damage any 
existing wellfield(s) or public water supply; damage adjoining property; overload, silt up or 
contaminate any marsh, swamp, bog, pond, stream, or other body of water; or interfere with 
the functioning of any vernal pool. 

   
9. A soil erosion plan shall adequately protect all steep slopes within the site and control run-

off to adjacent properties and streets both during and after construction. 
Staff note: The project is reducing impervious surface.  Conditions 22 and 23 and the 
construction protocol attached to the Order of Conditions include stormwater management 
and erosion control requirements (these conditions are in your 12-8-15 meeting packet). 
 

10. The proposal shall provide for structural and/ or landscaped screening or buffers for 
storage areas, loading docks, dumpsters, rooftop or other exposed equipment, parking 
areas, utility buildings and similar features viewed from street frontages and residentially 
used or zoned premises.  

 
11. Buildings and structures within the subject site shall relate harmoniously to each other in 

architectural style, site location, and building exits and entrances. Building scale, massing, 
materials, and detailing should be compatible with the surrounding area. 
Staff comment: Sheets 5-7 of the drawings provided by Avalon Building Systems provide 
front, side and rear elevations. A list of building materials has not been provided. The area 
has a mix of one- and two-story structures. 

 
12. Electric, telephone, cable, and other such utility lines and equipment shall be placed 

underground. 
 Staff comment:  all utilities will be constructed underground. 
 



13. The project shall not place excessive demands on Town services. 
Staff comment:  the reduction in the number of units should not lead to a greater demand on 
town services. 

 
14. The location and number of curb cuts shall be minimized to reduce turning movements and 

hazardous exits and entrances. Where appropriate and allowable, access to adjoining 
properties shall be provided. Joint access drivewqys between adjoining properties shall be 
encouraged. 

 Staff comment: No new curb cuts are proposed. 
 

15. Convenience and safety of vehicular and pedestrian movement within the site and in 
relation to adjacent and other ways serving the project shall be maximized. Traffic patterns 
for vehicles and pedestrians must show safe and adequate circulation within and access to 
and from the site. 
Staff comments:  Revised plans improve the building’s connection to ADA accessible 
parking spots. Lanes within the parking area are of adequate size.  Control of unauthorized 
parking outside of designated spaces by guests or visitors will be necessary to ensure 
adequate access for emergency vehicles.  

 
16. A bicycle rack(s) shall be provided on the site and shall be located near the entrance to the 

building(s). 
 
G. Findings of the Planning Board 
The concurring vote of four members of the Planning Board shall approve a Commercial Site Plan 
in the form submitted or with reasonable conditions, unless it finds that (a) the application for site 
plan approval is incomplete, or (b) the imposition of reasonable conditions will not ensure that the 
project will conform to the standards and criteria described herein, or (c) the project does not 
comply with the requirements of the Zoning By-law. 
 

Board Vote Options 
 

Move to approve the Application for Commercial Development Site Plan Review for Maria 
Kuliopulos, (Case #2015-007SPR) pursuant to §70.3 of the Truro Zoning By-law for the for 
demolition of a building containing 19 motel units damaged by fire and reconstruction of a 
replacement building containing 17 rentable units and a hospitality room in the same 
location. The property is located at 706 Shore Road, White Sands Beach Club, Atlas Map1 
Parcel 1. This is based on the fact that the review criteria/design guidelines in §70.3.F have 
been satisfied. 

 
Move to approve the Application for Commercial Development Site Plan Review for Maria 
Kuliopulos, (Case #2015-007SPR) with conditions pursuant to §70.3 of the Truro Zoning 
By-law for the for demolition of a building containing 19 motel units damaged by fire and 
reconstruction of a replacement building containing 17 rentable units and a hospitality room 
in the same location. The property is located at 706 Shore Road, White Sands Beach Club, 
Atlas Map1 Parcel 1. [Need to indicated conditions] This is based on the fact that with the 
imposed conditions, the review criteria/design guidelines in §70.3.F have been satisfied.  

 



Move to not approve the Application for Commercial Development Site Plan Review for 
Maria Kuliopulos, (Case #2015-007SPR) pursuant to §70.3 of the Truro Zoning By-law for 
the for demolition of a building containing 19 motel units damaged by fire and 
reconstruction of a replacement building containing 17 rentable units and a hospitality room 
in the same location. The property is located at 706 Shore Road, White Sands Beach Club, 
Atlas Map1 Parcel 1 based on the finding that (need to choose one of more of the 
following): (a) the application for  site plan  approval  is incomplete,  or  (b) the imposition 
of reasonable conditions will not ensure that the project will conform to the standards and 
criteria described herein, or (c) the project does not comply with the requirements of the 
zoning bylaw.



















































































Truro%Planning%Board%Work%Shop%% % % DRAFT%
Meeting%Minutes%
January%14,%2016,%5%pm,%Public%Safety%Training%Room%
%
Planning%Board%members%present:%%Lisa%Maria%Tobia,%Steve%Sollog,%Bruce%Boleyn,%
Peter%Herridge,%Jack%Riemer,%John%Hopkins.%Members%absent:%Mike%Roderick.%Others%
present:%Rae%Ann%Palmer,%Carole%Ridley.%%In%the%audience:%Paul%Kiernan%
%
The%purpose%of%the%workshop%was%to%discuss%Planning%Board%policies%and%
procedures%and%open%meeting%law.%%As%a%workshop,%no%public%comment%or%votes%
were%taken.%
%
Carole%opened%the%meeting%by%stating%its%purpose%as%an%opportunity%to%review%
policies%and%procedures%since%regular%meetings%left%little%time%for%this.%
%
Rae%Ann%noted%that%workshops%are%frequently%used%by%the%Board%of%Selectmen%and%
provide%a%more%relaxed%setting%for%considering%policy%issues.%A%workshop%for%the%
Planning%Board%seemed%timely%given%the%changes%in%membership,%and%also%transition%
in%staff.%%She%asked%the%Board%what%type%of%staff%support%it%is%looking%for.%
%
Lisa%Maria%Tobia%asked%each%Board%member%to%offer%comments.%
%
Steve%Sollog%noted%that%he%wants%to%know%that%when%an%applicant%is%before%the%Board%
they%have%completed%all%steps%that%qualify%them%to%be%there,%and%there%are%no%issues%
that%disqualify%them.%%This%type%of%research%is%beyond%what%a%volunteer%board%can%do.%
%
John%Hopkins%noted%that%he%wants%applicants%to%provide%thorough%historical%
information%on%ownership%and%land%rights%that%relate%to%the%adequacy%of%access%
ways.%%He%said%that%some%accessRways%are%not%suited%to%additional%subdivision%or%
ANR,%even%if%they%are%on%the%town%list%of%roads.%%%
%
Rae%Ann%noted%that%the%Board%does%not%want%to%get%drawn%into%discussions%of%private%
deed%terms%that%are%not%within%their%purview.%She%said%the%Board’s%key%role%is%to%
ensure%compliance%with%zoning.%
%
John%concurred,%but%said%that%the%Planning%Board%is%also%responsible%for%saying%“no”%
to%applicants%when%that%is%necessary,%such%as%the%case%of%inadequate%access.%%%
%
Bruce%commented%on%a%recent%event%where%an%attorney%tried%to%characterize%Board%
members’%statements,%and%he%took%issue%with%this.%
%
Lisa%indicated%that%many%applications%have%legal%questions,%and%she%wants%to%be%sure%
that%the%Board’s%decisions%are%defensible%and%do%not%lead%to%litigation.%
%
Rae%Ann%suggested%that%as%much%as%possible,%if%there%are%legal%questions,%they%should%
be%addressed%by%Town%Counsel%up%front.%%%



Jack%noted%that%the%Board%is%responsible%for%upholding%the%subdivision%law%and%must%
enforce%the%bylaw%as%written.%%He%also%indicated%that%he%does%not%want%to%have%late%
information%delivered%to%the%Board%at%meetings,%with%no%time%to%review,%and%he%
would%like%to%see%information%distributed%to%the%Board%as%it%comes%in,%even%before%
packets%are%put%together.%He%also%expressed%continuing%concern%about%excessive%and%
unsubstantiated%waiver%requests,%which%Peter%also%mentioned.%
%
Rae%Ann%and%others%concurred%on%not%allowing%applicants%to%supply%late%information,%
but%said%that%sending%information%to%Board%members%as%it%comes%in%is%problematic.%
She%suggested%doing%more%in%the%way%of%preRapplication%meetings%with%staff%to%
identify%information%needs%and%smooth%out%issues%sooner.%
%
The%group%agreed%that%packets%should%be%ready%no%later%than%Thursday%or%Friday,%
and%that%the%Board%be%updated%at%each%meeting%with%a%list%of%agenda%items%on%the%
horizon.%
%
Peter%commented%that%every%project%seems%to%have%a%deep%history%that%is%difficult%to%
access,%yet%often%relevant%to%the%Board’s%deliberation.%%Rae%Ann%noted%that%the%Town%
is%developing%a%coordinated%filing%system%that%will%compile%actions%by%all%town%
boards%for%each%property.%
%
Rae%Ann%also%touched%on%some%elements%of%Open%Meeting%Law.%
%
Follow%up%items:%
%
Rae%Ann%will%set%up%a%training%session%with%Town%Counsel%that%will%focus%on%recent%
cases.%%She%will%also%set%up%training%on%open%meeting%law%and%how%to%run%a%meeting.%
%
Carole%will%get%packets%out%no%later%than%Friday%at%noon.%%Packets%not%picked%up%on%
Friday%at%Town%Hall%will%be%left%at%the%Police%Station.%
%
Steve%moved%to%adjourn%at%6:10%pm,%and%Peter%seconded.%%The%vote%was%unanimous.%
%
Respectfully%Submitted:% % % % % Date:%
%
%
%

%
%
%




